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Foreuord

Aa a publlc eervice to asslet local houslng activitles through
clearer underetandlng of local houslng markeE condltions, FllA
lnltlated publicatlon of lts compreheneive housing market analyses
early ln 1.965. Whlle each report ls deelgned speclfically for
FIIA use ln adminleterlng lte mort,gage lnsurance operatlons, 1t
te expected that the factual lnforuatlon and the flndings and
concluslone of theee reporte wl1l be generally useful also to
bullders, DortgaSeee, and others concerned wiEh local housing
probleme and to others havlng an lnterest ln local economic con-
dttlonr end trends.

Slnce aerket analysls ls noE an eract aclence, Ehe judgmental
factor la lnportant tn the development of ftndlngs and conclusions.
There wlll be dtfferencee of oplnlon, of course, ln the lnter-
pretetlon of avallable factual tnformatlon ln determlnlng the
absorptlve cepaclty of the market and the requlrements for maln-
tenance of e reaeonable balance ln demand-supply relatlonshlps.

The factual'framework for each analysis is developed as thoroughly
as poeslble on the beele of lnformatlon avallable from both local
and nattonal rources. Unleae epcclflcally lCentlfled by source
reference, alI estlmate8 and Judgment8 tn the analysls are those
of the authorlng analyet and the FIIA Market Analysts and Research
Sectlon.
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ANALYSI OF THE

PENSACOLA. FLORI I{OUSING MARKET

AS OF DECEMBER 1. 1966

Summarv and Conclrrsions

Nonagricultural wage and salary employment in the Pensacola, Florida,
Housing Market area (HMA) averaged 56r3O0 during 1965, an increase
of 6r1oo (12 percent) over the 1958 level. The gain was comprised
of year-to-year changes which ranged from a lcss of 2OO between 1960

and 1961 and a gain of 1,900 between 1963 and 1964. The variable
pattern of changes is attributed to expansion and contraction in only
a few major industry groups: chemicals, cpntract construction, and
trade. In addition, the number of uniformed Navy personnet in the
area increased by about 3r5OO from June 1960 to the current level of
15r2OO. Nonagricultural wage and salary employment for the first
nine months of 1966 exceeds the &verage for the corresPonding period
in 1965 by 5OO jobs. During the next two years, total nonagricultural
employment is expected Eo increase by 7oo jobs yearly, as moderate
growth occurs in manufacturing and as employmenE in government, trade
and services continues to increase; additional increases in military
strength are expected to be on the order of 30O a year, or consider-
ably below military strength increments since 1962.

Unemployment in the Pensacola HMA averaged 2,30O persons during 1965,
equal to 3.2 percent of the work force. This was the lowest ratio
recorded during the 1958-1965 period. Except during the 1961 and

L962 recession period when unemployment reached a peak of 3r2OO
persons (equa1 to an unemployment ratio of 4.6 percent). The unem-

ployment ratio has ranged between 3.2 percent and 3.8 percent.

The December 1966 median annual income in the Pensacola HMA, after
deduction of federal income tax, was $6r35O for all families and

$4r7OO for renter households of two or more persons. By 1968,
medlan annual after-tax incomes are expected to approximate $6r7OO
for all families and $S,OOO for renter households.

The population of the Pensacola HMA was 23L,2OO on December 1, L966.
That figure represents an average increase of approximately 4r175
yearly since April 1960, considerably below the average increment
of 7,200 persons a year during the 1950-1960 decade. By December 1,
1968, the population of the HMA is expected to total 236,oOO' an

anticipated gain of 2r7OO a year.

There were 64,400 households in the Pensacola HMA in December 1, 1966,
an average increase of 11425 annually since April 1960. During the
1950-196O decade, household increases averaged about 1,975 yearly.
The number of households in the HMA is expected to total 66,4OO by
December 1, 1968, reflecting an annual gain of 1rO0O.
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The housing inventory of the Pensacola HMA totalled about 7O,4OO
housing units as of December 1, L966. Since 1960 there was a net
addition of about 9,475 (16 percent) housing units to the inventory.
The net addition resulted from the construction of about 11r125 new
housing units and a loss of approximately 1r650 units, primarily
through demolition.

The peak years of new residential construction were 1958 and 1959.
Beginning in 1960, construction dropped sharply to a 1ow point in
1962. Chiefly because of the increase in the construction of apart-
ment units beginning in 1963, total residential construction has
risen steadily. During the first. eleven months of 1966, ho\^iever,
the volume of construction dropped significantly below the 1evel
of the comparable period in 1965.

On December 1, L966, there were about 800 vacant housing units avail-
able for sale in the HMA, representing a homeowner vacancy ratio of
1.7 percent; there were 2r200 units available for rent, indicating
a rental vacancy ratio of 10.3 percent. The homeowner and renter
vacancy ratios declined somehrhat from the 1960 levels of 2.5 percent
and 12.3 percent, respectively. At the 1966 rates, the homeowner
vacancy ratio was only slightly excessive, but the renter vacancy
ratio was considerably in excess of a normally acceptable level.
The relatively high rental vacancy ratio characterized nearly every
segment of the Pensacola rental market except the new garden apart-
ments in which vacancies were negligible.

During the next two years, there is expected to be an annual demand
for 925 new single-family houses. The distribution of the annual
demand for new single-family houses is shown on page 25. Based on
the rate at which renter households will be formed in the HMA dur-
ing the next two years, on the current high level of available ren-
tal vacancies, and on the number of multifamily units currently
under construction, there is a more than adequate supply of vacant
units available to meet the demand during the next two years, exclud-
ing consideration of demand for low-rent public housing and rent-
supplement accommodations. Although the large volume of multifamily
units built during the past few years has been absorbed and con-
struction probably will continue for that reason, cont.inued additions
aE recent high levels will prevent correction of the current serious
vacancy problem in the older rental accommodations and soon will
result in a decline in the absorption of new units. Under these
circumstances, a sharp reduction in the construction of new multi-
family units appears to be warranted. Only projects designed to
meet a demand which clearly is not being satisfied should be con-
sidered on their individual merits and their effect on the entire
market should be evaluated carefully.

6
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ANALYSIS OF THE
PENSACOLA FLORIDA HOUSING MARKET

AS OF DECM'IBER 1 L966

Housi rket. Area

The Pensacola, Florida, Housing Market Area (HI{A) is defined as being cot,er-
minous wiLh the Pensacola, f'lorida, Standard Metropolitan Statistical Area
(SMSA) which includes Escambia and Santa Rosa Counties. This area is coex-
tensive also with the Pensacola Labor Market Area as delineated by the Flori-
da Industrial Commission.

The Pensacola HMA encompasses an area of nearly lr7OO square miles at the ex-
treme western Eip of the Flori.da panhandle. Escambia County, which includes
Pensacola City, accounts for over 85 percent of the HI,IA total populat,ion.
Pensacola City and its urbanized environs within a five Eo eight mile radius
occupy Ehe southeastern portion of Escambia Count,y and constltute the only
signifieant urban concentration in the HMA; they account for nearly three-
fourths of the HMA total population. The northern portions of both
Escambia and Santa Rosa CounEies consist of relatively sparsely populated
farm land and timber holdings. Lnasmuch as Lhe rural farm. population of the
Pensacola HMA accounEed for only about 2.1 percent of the total population
in 195O, all demographic and housing data used in this analysis refer to the
total of farm and nonfarm data.

Pensacola is the largest city in northern Florida except, for Jacksonville
about 37O miles to the east. Although the Pensacola area functions as a
trade and service center for t.he Florida panhandle and portions of Alabama,
the proximity of Mobile, Alabama (60 miles west) has discouraged greater de-
velopment of Pensacola as a distribution and re-distribution center. Prin-
cipal economic support of the HI',IA is derived from the U. S. Naval Air Sta-
tion, the chemicals industry, and the wood products industry.

TransportaEion facilities are ample in the Pensacol-a HMA. A network of
federal and stat.e highways serves the areao making Pensacola easily acces-
sible by road. Freight service is provided by the Louisville and Nashville
Railroad and the St. Louis and San Francisco Railroadl scheduled airline
service is furnished at Hagler Field in Pensacola by EasEern and by Southern
airlines.

The souEhern portion of Escambia County in which Pensacola is located is_ a pen-
insula,and much of the surrounding area is marshland. Topography has been,
therefore, the factor guiding development north and northwest of Pensacola
City. The most desirable residential area is the.northeastern portion of
the city and the adjacent area on the bluffs and higher terrain typical of
that sect,ion.
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Economy of the Area

Character and History

Pensacola Bay and the surrounding area were explored by Spanish sailors in
the mid-15OO's. Early adventurers founded many smal1 settlements in the
area primarily because of its fine sheltered harbor. A few sma1l, slowly
growing communiEies remained in the area with little to stimulate growth
until the mid-I8oOrs when, with the coming of the railroad, Pensacola area
became a sizable logging center.

Wood products and paper remain an import,anL element in the economy of the
area. Perhaps the most significanE economic developr,tent affecting the
area was the selection of Pensacola in 1914 as Lhe sit.e for Naval avia-
t,ion training. The Naval Air Station with attendent facilities has grown
t.o be the greatesL economic force in the HI,{.A. The decade of the 195O's
witnessed the development of a s:.zable chemicals industry in Lhe Pensacola
area providing considerable basic employment.

Emplovgent

Current EsEimate. For the first nine months of L966, the civilian work
force in the Pensacola HMA averaged 72,7OO, or just lOO above the aver-
age for the comparable period in 1965. Nonagricultural vage and salary
employment gre\^/ by 5OO (O.9 percent) from an average of 56,20O for the
first nine months of 1965 to an average of 56,7OO for the same period in
L966. This net gain resulted from gains and losses in several of the
principal industry groups. Losses in the chemicals industry and contract
construction were more than off-set by increases in governmert and ser-
vices employment..

The civilian work force averaged 72,6C,|. in 1965, a gain of O.8 percent
over the 1964 average of 72,OOO. Components of the 1955 work force in-
cluded 2r3OO unemployed persons, 3r2OO agricultural workers, and 67'lOO
nonagricultural workers. The nonagricultural total included 56r3OO non-
agriculEural wage and salary workers (see table I).

Past Trend. Between 1958 and 1965 , nonagricultural wage and salary em-
ployment in the Pensacola HMA increased by 6,1OO (12.1 percent). The
gain was comprised of variable year-to-year changes which ranged from a
loss of 2OO between 1960 and 1961 to a gain of lgOO between 1963 and L964.
The inconsistent, pattern of changes in nonagricultural wage and salary
employment is attributed to expansion or contraction in only a few major
industry groups (see table 1I). Nearly one-half of the increment from
1958 to 1960 was provided by gains in Ehe chemicals industry. The drop
in nonagriculEural wage and salary employment from 1960 to 1961 was 1ed
by a job loss in t.rade; increases in contract construction and trade furn-
ished the bulk of the additions during the two years of strong gains be-
L!'Ieen 1962 and 1964. The following table shows the yearly f luctuation
of the work force and of employment.
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Trend of [,lork Force and Nonasricultural Emolovment
Pensacola- Floridn- Housi.ne Market Area

1958 L966

Work Force
Number ChangeYear

19 58
19 59
1960
L96L
t962
t963
t964
t965

Jan - Sept .

1965
1966

Nonagricul tural Emplovment
Total liase and Salarv

Number Change Number Change

67 ,8OO
69,ooo
6g ,5oo
'7O,7OO

69,2OO
7 O,2OO
'7 2,OOO
7 2,600

7 2,600
7 2,'7OO

1,200
500

1r2O0
1,5OO
lroo0
1,80O

600

100

61,8OO
63,5OO
63,1OO
64,30O
63, 1O0
6 4, 3oo
56,5O0
67,10O

67 ,1O0
66,goo

1 ,7Oo
200
600

l,2oo
lr2oo
2,2OO

600

50,2OO
51,70O
52,3OO
52, 1OO

52, 100
53,5O0
55 ,4OO
56,3O0

1,5O0
600
200

0
1 ,4oo
1 ,9OO

900

200
56,2OO
56,-7OO 500

Source: Florida Industrial Commission.

Manufacturing employment accounted for about 26.2 percent of all nonagri-
cultural wage and salary employment in 1965, a ratio that has varied only
slightly during the past eight years. Between 1958 and 1965, manufactur-
ing employment grew by about 2,OO0 (16 percent) with one half of this
increment occurring from 1958 to 1959. The remaining addltions were
made in yearly additions not exceeding 3OO workers. The average of
14r3O0 manufacturing workers reported for the first nine months of 1966
represent.s a loss of 40O jobs from the level of employment for the same
period in 1965. Variations in the number employed in the chemicals in-
dustry have been responsible for virtually all employment changes in
total manufacturing employment.

Nonmanufactur ine employment in the first nine months of 1966 increased
by 900 jobs over the comparable period in 1965. A gain of 9OO jobs in
government employment, of which 5OO were federal government jobs, led
the increases and more than offset the loss of 4OO jobs in cont.ract
construction. Nonmanufacturing industries in the Pensacola HMA em-
ployed 41r600 people in 1965, an increase of 4,100 (11 percent) since
1958. Yearly changes fluctuated widely from a loss of 3OO nonmanu-
facturing jobs from 1960 to 1961 to a 1,6O0 job gain from 1963 to
L964. Construction and trade, although not the largest sources of
employment, were the source of most of the variation in employment
level in nonmanufacturing employment since 1958. Yearly changes in
the manufacturing components of nonagricultural wage and salary em-
ployment are shown in the following table.
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Trend of Manufacturing, Nonmanufacturing. nd Total
Nonagricul tur al Wase and Salarv Emo 1 ovment

Pens aco I a Florida- Housins Market Ar ea

1958 - L966

Year

19 58
L9 59
1960
t96L
L962
L963
L964
1965

Jen :lcp!

L965
L966

Source:

Manufac tur ins
Number Chanpe

Nonmanufactur ing
Number Chang,e

Tota 1

Number Change

12,-7OO
13,7OO
14, OOo

14, 1OO

L4,2OO

,000
300
100
100
100
300
100

- 400

37 ,5OO
38, OO0

38,30O
38 , OOO

37 ,9OO
39,2OO
40,80O
41,600

41,5OO
42,4OO

500
300

- 300
- 100

1,300
1,6O0

800

900

50,20O
5l ,7O0
52 ,30O
52, 10o
52,LOO
53,500
55,40O
56,300

56,2OO
56 ,7oO

1,500
600

- 200
0

1 ,4oo
1 ,9oo

900

500

1

14,3OO
14,600
L4,7 OO

14,7OO
14,3O0

Florida lndustrial Commission.

Ilaior Indus trv Grouos. Of the 14 ,7O0 persons employed in manufacturing
industries in 1965,9,OO0 (61 percent) worked in the chemicals industry.
During the first nine months of 1966, however, employment in the chemicals
industry was 4OO jobs below the comparable period in 1965. Employment
in this industry increased to the 1965 l evel f rom f ,2OO in 1958 . Tt"re

Chemstrand Division of Monsanto Chemical Company, Escambia Chenical
Company, and American Cyanamid Company were either newly established or
expanding during this period. After a period of considerable growth
from 1958 to 1963 employment in the chemicals industry remained stable
at 9,000 in 1964 and 1965.
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The St. Regis Paper Company is
the HMA and accounts for almost
industry in the Pensacola HMA.

the second largest manufacturing firm in
all of the employment in the paper

The trend of employment in the nonmanufacturing sector since 1958 has
been influenced strongly by changes in contract construction, trade, and
government employment. Employment in contract construction was at a
peak level of 5,1oo in 1958 but, primarily because of the 1960-1961
recession, employment declined to 3r7OO Ln Lg62. By 1964, employment
in this industry averaged 4r9o0; the increase resulted in part from
expansion at the Chemstrand plant. completion of this project and a
reduced 1evel of residential construction resulted in a decline in
employment in the contract construction industry from an average of
4r8oo for the first nine months of 1965 to an average of 4r4oo for the
same period in 1966.

Employment in wholesale and retail trade rose from 1o,4oo in 195g to
10,9o0 in 1960, subsequently falling to 10,600 in each of the two fol-
lowing years. Gains were resumed in 1963 and employment in this in-
dustry averaged 12,0O0 in 1965.

Government employs the largest number of workers in the Pensacola HMA
and employment has increased each year since 1960, from 12r5oo in 1960
to 13,900 in 1965 and to an average of 14160o during the first nine
months of L966.

As shown in table II, federal employment accounts for well over one-half
of total government employment; civilian employment at the Naval Air
station accounts for most of the federal government employment.

Pensacola N al Comolex

The Pensacola Naval Ccmplex, with the Naval Air Station as its nucleus,
is the center of aviation training for the Navy. Important tenants at
the installation include the Communications Training Center and several
medically-oriented functions; but the principal mission of the installa-
tion, as it has been since its establishment in 1914, is to train Navy
pilots. The military complement in the HMA was about 15,2oo men in
December 1966, of whom 13r8oo were shore-based and 1r4oo ship-based.
There were about 61800 civilian employees of the Navy in the area. The
leve1 of military strength was about 3r5OO greater than in June 1960 and
there were about 3oo more civilians employed by the Navy than in 1960.

Because of a relatively consistenE and constant requirement by the Navy for
additional pilots, the stability of the Pensacola Naval Complex has been
generally good. In the past year, however, increments to personnel have
occurred as the Navy pilot requirement has risen because of the Viet Nam
conf 1 ict .
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Militarv and Civilian Streneth at the Pensacola Naval Comolex

Date

Pensacola. Florida. Housins Market Area
December 1962 to .Irrl v 1966

Shore-Based Ship -Based

Dec.
Dec.
Dec.
Dec.
Dec.

1962
1 963
L964
t965
t966

12 rol4
L2,57 I
t2,963
13,048
13,l90

3 1123
L,534
1 ,4O8
1 ,368
L,426

C ivi 1 ians

6 r2O9
6,L56
5,986
6,149
6,797

Total s

21,346
20,26L
20,357
20,565
22,o13

Source: U.S. Department of the Navy.

Unemp loyment

Unemployment in the Pensacola HMA averaged 2r3OO persons during 1965, equal
to 3.2 percent of the work force (see table 1). The 1965 1evel represents
the lowest ratio recorded during the 1958-1965 period; except for 1961 and
1962 when the recession caused unemployment to reach a peak of 3r2OO per-
sons (equal to an unemployment ratio of 4.6 in L962), the unemployment
ratio has ranged between 3.2 percent and 3.8 percent. Average unemploy-
ment in the HMA for the first nine months of 1966 was 3,2OO, equal to a

3.2 percent unemployment ratio.

Future EmploymenE

Total nonagricultural employment is expecEed to increase by an average of
700 jobs annually during the December 1, 1966 to December 1, 1968 fore-
cast period. In the manufacturing sector two new firms reportedly will
Iocate in the HMA during the forecast period. One is a lingerie manu-
facturer which will employ 200 persons and the other is a boat manu-
facturer that will require about 1OO employees. Both of these new
firms are expected to fill all personnel requirements from the local
labor market. The chemicals industry, which provided a sizable portion
of employment gains between 1958 and L964, is not expected to expand
significantly during the forecast period. Little growth is expected in
the contract construction segment; tight money continues to restrain
residential construction and sizable indust.rial construction programs
matching the size of the recently completed addition at the Chemstrand
plant are not planned. However, highway construction currently planned
and underway will buoy the construction industry during the forecasL
period.
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The size of the military and civilian complement of the Pensacola Naval
Complex is especially difficult and hazatdous to forecast in light of the
principaL mission of the installation and its interrelationship to the
present Viet Nam conflict. Increased military and civilian staff at
Pensacola during 1966 enabled the Navy to increase its capacity to train
pilots by about 2O percent. Because most of the basic sLaff increases
associated with the increase in the pilot training capability have been
made and because the intensive and complex pilot training procedure pre-
cludes further significant increases in the volume of pilots trained at
Pensacola, future gains are expected to be more moderate than in the past
year, probably about 30O additional milit.ary and 1OO civilian personnel
during each of the next two years. The forecast increment in military
personnel is not included in the anticipated annual rate of 7OO nonagri-
cultural jobs during the forecast period.

The University of West Florida is currently under construction north-
east of Pensacola CiEy on a large site adjacent to Pensacola Bay. Sched-
uled to open in SepLember 1967, the new school is a four-year, degree-
granting university. Considerable local optimism prevails regarding the
favorable economic impact of the new university on the Pensacola area
economy. Undoubtedly, the influence on the local economy will be con-
siderable and highly beneficial in several years; however, during the
two-year forecast period covered by this analysis the combined faculty
and staff are programed to increase by about 2OO from the present level
and enrollment will number about 3,OOO by September 1968, most of whom
will be students resident in the area. Employment gains in the basic
industries should supp,rrt increases of about 3OO jobs a year in trade
and service industries.

Income

The estimated median income of all families in the Pensacola HMA as of
December L966 after deducting federal income tax, was $6,350,yearly, and
the current median after-tax income of all renter household#' was $4,7OO
a year. By 1968, the median after-tax incomes of all families and of
renter households will be approximately $6,7O0 and $5,O0O, respectively.

Ll Excludes one-person households.
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Detailed distributions of all families and of renter households by annual
income are presented in table III. About 26 percent of all families and
42 percent of renter households have after-tax incomes below $4rOO0 an-
nually. At the upper end of the income distribution approximately 19
percent of all families and nine percent of renter households earn in
excess of $10,OOO yearly.
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Demographic Factors

Popu 1 at ion

Current Estimate. The population of the Pensacola HMA as of December 1,
1966 was 23L,2oo, representing an increase of approximately 27 r8oo since
the April 1960 census total of.2o3,4o0. Pensacola, the central city of
the HMA, had a population of about 60,500, or 26 percent of the HMA total.
The remainder of Escambia County had a population of 135,90O and accounted
for about 59 percent of the HMA population ( see table IV).

Past Trend. Since April 1960, the population of the Pen sacola HI,4A has in-
(1.9 percent)1/.creased aE an average yearly rate of about 4rL75 persons

The average annual gain recorded between April 1960 and December 1966 ls
considerably below the average increment of about 7 r2OO persons a year
during the 1950-1960 decade. The stimulus provided by Ehe rapidly expand-
ing chemicals indust,ry during the 195O-196O period probably accounted for
the more rapid gains in that period than during the period since 1960.

The geographic distribution of the population gain in Ehe HI'{A $ince ApriI
1960 deviates liEt1e from the pattern esLablished during the prior decade.
Over two-thirds of the total increase occurred in Escambia CounEy ouLside
Pensacola City; Santa Rosa County accounted for just under 2O percent of
t.he population growth in the IIMA.

Population Trends
Pensacola, Florida, Housing Market Area

1950 - 1966

Component

Escambia Co.
Santa Rosa Co.

Tota1 HMA

Apri 1

1950

Ll2,7U-6
18,554

L3L,260

Apri I
19 60

L73,829
29,547

2O3 r376

Dec.
L966

6,LL2
1,1OO
7,2L2

196,4OO
34.800

23I,2OO

Average.annual chanse
1950-1960 t960-L966

3,375
800

4,17 5

Sources: 1950 and 1960 censuses of Population.
1966 estimated by Housing Market Analyst.

Ll All average annual pereentage changes in demographic data, as used in this
analysis, are derived through the use of a formula designed to calculate Lhe
rate of change on a compound basis.
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Estimated Fut,ure Population. By December 1968, the population of the Pen-
sacola HMA is expeeted to total 236,600, representing an anticipaLed incre-
ment of 2r7OO persons (1.2 percent) yearly during the December 1966 and
1968 forecast, period. The future raLe of population growth is premised
upon nonagricultural employment gains approximating 7OO a year during
each of the next two years, and on continued, but more moderate, increases
in the military complement during the forecast period.

Militarv and Civilian Population Components. The combined military and
in the HI'4A totalled 46,700 in Deceriber 1966, or

20 percent of the HMA total population. Although the combined military
and military-connecEed populaEion increased during t.he previous decade
from 31,3O0 in 1950 to 39,600 in 196O, as a proportion of the total popu-
lation this segmenE declined from 24 percenE to 20 percent. In comparison
with the 1950-196O decade when gains in military and military-connected
population were relatively moderat.e, Ehe increasing requirements for Navy
pilots during the past several years have resulted in the ioore rapid gains
in military population. Average annual increases in Ehe civilian segment,
of the population during the period since 196O have been less than one-half
the annual average of the previous decade. The slower rates of growth in
Ehe nonmllitary-connected civilian population since 1960 are attributed to
the lack of employmenE opportunities comparable with Ehose provided by the
chemicals industry in the latt,er part of Ehe 195O-196O decade.

Militarv and Civili PopuLation Trends
Pensacola, Florida, Housing Market Area

950 - 1966

Average annual chanqe
Apri I

1 950

15,3OO
15,OOO

L3t,26C^

Apri 1

1 960

18,5OO
21.100

2O3,376

19,OOO
27,7OO

23t,2OO

December 195O-1960
L966 Number Percent

L960-t966
Number PercentPopulaElon

Civi 1 ian
Mi I i tary-connected

c ivi l iar€l
Mi litaryU

Total

99,960 t63,766 184,5OO 6,382 5.O 3,1OO 1.8

75
1,OOO
4,175

320
510

7,2L2

o.4
4.r
1.9

1.9
2.7
4.4

a/
b/

Civil Service employees at the Pensacola Naval Complex and their dependents.
Military personnel aE the Pensacola Naval Complex and thelr dependents.

Sources: L95O and 196O Censuses of Population.
1966 and component,s for 195O and 1950 estimated by Housing Market

Analyst.

LI MiLitary popu lation is defined as personnel assigned to the Pensacola Naval
Complex and their dependents residing in the HMA. Mllitary-connected population
includes civil service employees at the comptex and their dependents.
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Net Netural Increase and M israt ion . Between April 1950 and Apr:il L96O,
rhe net natural increase (excess of births over deaths) in the Pensacola
HMA totalled 43,850. When compared with the total population increase
of 72,1oo during the period, a net in-migration of 2g,25o is indicated,
equal to 39 percent of the total population increase. During the April
196O to December 1966 period, the total population in the HMA increased
by 27r8oo, but the net natural increase was 31r5oo, indicating a net
out-migration of 3,700 persons. Insufficient job opportunities in the
civilian sector of the economy since 1960 have caused most of the net
out-migration. Average annual changes in the components of population
are shown below for the total HMA and in table v for both of the con-
stituent counties.

Components of Population Chanse
Pensaco 1a Florida. Housins Market Area

April I. 1950 to December 1. 1966

Averase annual chaneeg/
Source of Change 1950-1960 L960-L966

ToEal Population Change
NeE Nat,ural lncrease
Migration

7,2OO
4,37 5
2,825

4,175
4,725

- 550

a/ Rounded

Sources: U. S. Census Populat.ion Report., Series P-23, No. 7;
Florida State Department of HeaIth; and estimates by
Housing Market Analyst.

Horr seholds

Current Estimate. There were about 641400 households in the Pensacola
HMA in December 1966, a gain of 9,45o since April 1960 (see table Vr).
Pensacola City was the residence of 78,-725 households (29 percent of al1
households), the portion of Escambia County outside Pensacola of 36r575
households (57 percent of all households), and 9,1O0 households (14 pereent
of the total) live in Santa Rosa County.

Past Trend. Household gain s in the Pensacola HMA have averaged about
since April 1960, an average considerablyL,425 (2.4 percent) yearly

below that of the previous decade when the increase averaged 1,975(4.5 percent) a year !/. The portion of Escambia county outslde pen-
sacola accounted for about 65 percent of total household growth in

t/ The increase in the number of households between 1950 and 196O reflects,
in part, Ehe change in census definit.ion from "dweIling unit" in the 195O
Census to "housing uniEI in the 196O Census.
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the HI,{A. As table Vl shows, the proporEion of tot.al household growth
in each of the major areas in the HI'{A in Ehe interval since 1950 has
changed little from the pattern of the prior decade.

Household Trends
Pensacola. Florida. Housing Market Area

19sO - t966

Apri I
19 50

30,5IO
4.67 s

35, 185

Apri I
19 60

47,344
7.598

54,942

December
1966

55,3O0
9, 1OO

64,t+OO

I ,684
292

L,976

December
L965

1 ,2OO
225

Average annual change
1950-1960 t960-L966Component

Escambia Co.
SanEa Rosa Co.

TOEA1 HMA L,425

Sources: 195O and 1960 Censuses of Housing.
1966 estimated by Housing Market Analyst.

Household Size Trends. The average size of all households in the Pensacota HMA
was 3.48 persons in December 19660 reflecEing a reversal of the trend to
larger households of the 1950-1960 decade. The period since 1960 has wtt-
nessed some out-migration of younger wage earners with families and
the birth rate in the Hl4A has fallen sharply slnce 1959. A small fur-
ther decllne in household size is expecEed during the next two years.

Averase Househol d Size Trends
Pensacola, Florida, Housing Merket Area

Aprll 1950-December 1956

Area
HMA Total

Escambia County
Pensacola
Remainder of County
Santa Rosa CounLy

Apri I
1950

.30

.66

.78

Apri I
1950
3.58
3.57
3.31
3.70
3.52

3
3
3
3
3

55
.51

3
3
3
3
3

48
46
18
60
50

Sources: 1950 and 1950 Census of Population and Housing.
1966 estimated by Houslng Market Analyst.

Estimated Future Households. Based on the antici pated annual increase in
population during the next tsro years and on the aesumption that Ehe average
household size will continue to decllner there will be 66r4OO hotseholds in
the Pensacola HMA by December 1, 1955, or an addltion of I'OOO new house-
holds a year. The future household growth is expected to be distributed
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geographically according to the pattern established during Ehe past
several years with the greatest. proportion of the i,ncrement in the
prlrtion of Escambia County outside Pensacola CiCy.

Militarv and Civilian Hous ehold Component.s. I n December L956, there were
9r750 miliEary and military-connected civilian households in the FiMAo equal
to 15 percent of total households. During the prior decade, military and
military-connected civilian households increased from 6,775 in 1950 to
8'4OO in 196O' representing respective proportions of all households of
19 percent and 15 percent. Military and military-connected household
growth accounted for 26 percent of all household growth since 1960,
compared with 12 pcrcent during Lhe 1950-1960 decade. Although gains
in this segment are expected t.o conLinue during the forecasE pcriod,
it is anticipated that they will be more moderate than during the
1960- 1956 interval .

Mi 1i and Civilian Household Trends
Pensacola. Florida. Housing Market Area

1950 - 1966

Average annual change
t960-L966Apri 1

19 50
Apri 1

19 60
December

t966
1950- 1960

Number PercenE Number PercenEHouseholds

Civi 1 ian
Mi 1 i tary-connected

civilian a/
Military b/

TOIAI HMA

28,460
4,1OO

2,625
35, 185

46,542
4,95O

3,45O
54,942

54,65C-
5, lOO

4,65C-
64,4OO

I ,8Og
85

83
1,976

L,225
20

180

2.4
o.5

5"O
1.9

4.5
2.4

2.7
4.5 L,425

al Civil Service employees at the Pensacola Naval Complex and their dependents
b/ Military personnel at Ehe Pensacola Nava1 Complex and Eheir dependents.

Sources: 1950 and 1960 Censuses of Housing.
1966 andcomponent,s for 195O and 196O esEimated by Housing
Market AnalysE.
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Housing Market Factors

Housing Suoolv

Current Estimate. As of December I , L966, there yere 70,4OO houstng
units in the Pensacola HMA, indicat,ing a net gain slnce April 1960
of about 9,475 units (16 percent), an average increment of about
1,425 units a year. The neE addition resulEed from the construc-
t.ion of about lL,L25 new housing units and the loss of approxi-
mately 1,650 units, primarily through demolition. The average
yearly increase in the housing inventory since April 196O com-
pares with an average net gain of about 2r3OO housing units a
year during the 1950-I960 decade.

Units in Structure. The addiEion of new multifamily housing in
the Pensacola HMA since 1962, although representing an important
development in the housing market, has not been of sufficient volume
to alter significantly the composition of the housing inventory by
the number of units in each structure. Units in structures contain-
ing five or more units increased as a proportion of the inventory
from April 1960 to December L966; this was the only structural
classification to exhibiE a gain.

Housing InvenEory by Units in Structure
Pensacola, Florida, Housine Market Area

April 1960 and December 1966

April 1960 December 1966

Units in structure

1 unit 9/
2 units
3 or 4 units
5 or more units

Total

Number
of uniEs

55,346
2,4OL
1,299
I ,883

60,929

Percent
of total

100 .0

Number
of units

63,5OO
2,475
L,325
3, 1OO

70,4OO

Percent
of total

90.2
3.5
1.9
4.4

90.8
4.O
2.L
3.1

100.o

a/ Includes Erailers.

Sources: 1950 Census of Housing.
1966 estimated by Housing Market Analyst.

Year Built. The relatively steady and moderate growth of the Pen-
sacola HMA is shown by the wide dispersion of housing units by year
bui 1t,
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Distribution of the Hous 1 n9 Inventorv
Bv Yea r Built al

Pensacola. Florida. Housinp Market Area
December I. 1966

Number
of unit.sYear built

April 1960 - November
1959 - March 1960
1955 - 1958
1950 - 1954
L940 - L949
1930 - 1939
L929 or earlier

Total

Residential Buil dins Actlvity

L966 Ll,t25
5,L25

1 1 ,25O
10,35o
15,1OO

7,5OO
g, g50

70,4OO

Percentage
di stribution

L4.L
100.o

15. 8
7.3

16.O
t4.7
2r.4
IO.7

al The basic daEa in the L96o census of Housing from which the
above estimat.es were developed reflect an unknown degree of
error in rryear builtt' occasioned by the accuracy of response
to enumeratorst quesEions, as welI as errors caused by sampring.

source: 196o census of Housing adjusted for changes i.n the inven-tory since that time.

condition- of the 7or4oo housing units in the pensacola HMA, about11,ooo, or 16 percent are dirapidated or rack one or more plumbingfacilities. some improvement in the quality of housing has occurredsince April 196o when about 21 percent (2L,7oo units) or the invenrorywas dilapidated or lacked one or more plumbing facilities. New consEruc-tion, demolition, and general upgrading of thI inventory are responsiblefor the improvement.

Indicators of residential building activity discussed subsequently arederived from three separat. sourc.s. suiliing permits are issued inPensacola City and in the toh,ns of Gulf BreezJ and Milton in Santa RosaCounty' In the portion of Escambia County outside pensacola, estimatesof construction activity made by the Escambia County Health Department.are used. construction activity for santa Rosa county has beln esti-mated. Residential construction activity is indicated for pensacola
city, the remainder of Escambia county, and santa Rosa county in table\ttr.

The peak years of new residential construction were 195g and 1959 whenrespective totalsof 3r25O units and 21825 units were authorized for con-struction in the HMA. These t.wo years of high volume corresponded with
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the expansion occurring in the chemicals industry. Total housing
unit authorizations dropped sharply in 1960 to 1,7O0 units and grad-
ually declinedto 1,350 in 1962. Chiefly because of the increasing
interest in the conscruction of apartments beginning in 1963, total
housing unit authorizatr'ons have risen steadily from the L962 low
to an annual level of about 2,150 for 1965. During the first eleven
months of L966, building permits were issued for 1,650 units compared
wiEh 2,O5O units authorized for the same period in 1965.

Prior to 1963, residential construction in the Pensacola HMA consisted
almost ent.irely of single-family houses; the 1960 Census of Housing
reported only 3r2OO hot-rsing units (about six percent of the total)
were in structures of three or more units. The following table shows
that year-to-year authorizations for single-family houses have been
relatively stable since 1960. Virtually no units were authorized in
multiple unit structures until 196] when about 150 units were author-
ized.. ln L964, the number increased to about 215, then to 535 in 1965,
and then dropped to about 500 in the first eleven months of 1966.

Trend of ResidenEial Buildine Activity by UniEs in Structure
Pensacola, Florida, Housing Market. Area

196C- - t966

Three or
four units

Five or
more unit,s

Total
uni tsYear

1950
19 61
t962
1963
L964
L965

Eleven months
I 965
L966

One unit Two units

;
3
3

1

1

1

1

1

1

;
6
6

20

702
407
360
472
530
622

L4;
204
5to

510
476

L,7O2
l,l+O7
L,362
L,623
L,743
2,L55

2,O32
L,649

L,4gg
1,151

20
26

3

Sources: U. S. Census, C-4O Construction Reports.
Pensacola Building Inspector.
Escambia County Health Department.
Santa Rosa County estimated by Housing MarkeE Analyst.

Units Under Construction. Based upon building permit data and the
October 1966 postal vacancy survey, there were 525 housing units
under construction in the Pensacola HMA in Decembe:r 1966. About
250 units of this total were single-family houses and about 275
units were in multifamily structures. The heaviest concentraLion
of single-family units under construction was in the East Hill
area.
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Demolition. Large scalc demolition has not occurred in the Pensacola
HMA because of the absence of urban renewal programs and the location
of most recent highway construction in sparseJ,y settled areas north of
the city. Since ApriI 1960, about 1,650 housing units are estimated
to have been lost from the HMA housing inventory, chiefly Lhrough de-
molition. During each of the next ttlo years, these losses are expected
to approximaEe 3OO housing units.

Tenure of Occupancy

As of December 1, 1966, about 45,15O units (7O p:rcent of the occupied
housing sEock) in the Pensacola HMAwere owner-occupied and 19,25O were
renter-occupied.

Since April 1960, the proportion of owner-occupency in the Pensacola
HMA has remained virEually unehanged in contrast to the sharply rising
proportion of owner-occupa.ncy during the 1950-1960 decade. The princi-
pal factor contribut.ing to the recent leveling-off of the propirtion of
owner-occup,a.ncy has been the availability of new ap?-rtment units, which
contrasts with the 1950-1960 decennial period when almost all newly
constructed housing units were single-family units. The following
table sho\^rs t-he trend of tenure change for al I occupied housing unit-s.

Trend of Tenure Change
Pensacola, Florida, Housing Market Area

1950,1960, and 1966

Tenure

Total occupied units
Owner-occupied

Percent of t.otal
Renter-occupied

April l,
1 950

35, 185
21,279

6l-.5%
13,906

April 1,
l9 60

December 1,
L966

54.942
38, 693

70,4%
16,249

64,4oo
45,150

10.L7"
19,25O

Sources: 195O and 1960 Censuses of Housing.
1966 estimated by Housing Market Analyst.
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Vacancy

April 196O Cq4Eu!_1 r\r:cordirrg to the April 1960 Cen,sus of Housing, there
wer:e about 3,275 vacarrt, nondilapidated, nonseasona.l housing units for
renE or sale in Lhe Pernsacola HMA, an available vac:ancy ratio of 5.6 per-
cent. About l,OOO of tht: available vacancies were for sale, equal t.o a
homeowner vacancy ratio of 2.5 percent. The remairring 2,275 vacant units
were for rent, represL,il:.i rrg a renter \racancy ratio of 12.3 percent (see
table VIII) Available vacancies in 1960 included alrout 475 units thaE
lacked one or more plumbing facilities, of which about 5O were for sale
and 425 were for rent.

Rental Vacanc ies in 1960 bv Type of Structure. As reported by the 1960
of ten percent in allCensus of Housing, vacancy ratios were in excess

structural Eypes of rental housing. Single-family houses, which rePre-
senEed slightly over three-fourths of the renter-occupied inventory, had

a vacancy ratio of 11.5 percent i the highest vacar'](ly rat,io (23.1 per-
cent) r4,as for units in st.ructures with ten or more units. Because of the
relatir.rely large addition of rental units in multifamily structures dur-
ing the past three years, which have been very successfully marketed for
the most part, Ehe vacancy ratio for units in the Jlarger sLructures is
likely to have declined significantly. Rental vacilncies in single-fam-
ily rental units also are judged to have fallen sl:tghtly, while vacancies
in the other Ewo classifications have risen since.L96O because this seg-
ment of Ehe rental inventory consists of older renLal units that have
borne the brunt of the competit.ion of the newly constructed apartments.

RenEer Occup:ncy and V cv bv Structural Tvpe
Pensacola, Florida, Housine Market Area

April 1960

Type of Structure

1 unit a/
2 to 4 unit
5 to 9 unit
1O or more unit

Total

a/
b/

Renter
occupied

12,35O
2,47-7
1,189

233
L6,249

Vacant
for ren

Vacancy
ratio

1 ,609
474
r39

10

-L 

'c coc-Y'

Lt.s%
15. r
10. 5
23.L
tu*.t

lncludes trailers.
Total vacant differs from the count of all rental vacancies
because vacant units by type of structure were enumerated on

a sample basis.

Source: 196O Census of Housing.
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Postal Vacancy Survev. A postal vacancy survey was conducted in the
Pensacola HMA in October 1966 by all post offices having city delivery
routes. The survey covered 61r3OO possible deliveries, or about 87 per-
cent of the housing inventory. An over-aIl vacancy ratio of. 4.4 percent
was indicaEed by the pcstal vacancy survey. The survey showed 3.7 percent
of the residences covered were vacant and 19.O percent of the aparLments
covered were vacanE. The survey results for the HI'{A and for each of the
p,articipat.ing post offices are shown in table lX.

The results of the postal vacancy survey are expressed in quantitative
terms because it was not feasible to collect quatitative data for this
type of survey. The resultant vacancy daLa are not entirely comparable
with the data published by the Bureau of the Census because of differ-
ences in definition, area delineations, and methods of enumeration. The
census repcrts units and vacancies by type of structure. The Post Office
Department defines a "residence'r as a unit representing one stop for one
delivery of mail (one mailbox). These are principally single-family
homes, but include some duplexes, row-type houses, and structures with
additional units created by conversion. An "apartmerf.r is a unit on a
stop where more than one delivery of mail is p,rssible. postal surveys
omit vacancies in limited areas served by post office boxes and tend to
omit. unit.s in subdivisions under construction. Although the post,al
vacancy survey has obvious limitations, when used in conjunction with
other vacancy indieators, the survey serves a valuable function in the
derivation of estimates of local market conditions.

Current E s timate . Based on the postal vacancy survey and discussions
ns in the HMA, it is estimated that there were aboutwith informed perso

3rOOO vacant housing units available for rent or sale in the Pensacola
HMA as of December I , 7966. Of this total, 8OO units were for sale and
2r2OO units were for rent, equal to homeowner and renter vacancy ratios
of L.-7 percent and 10.3 percent, respectively. only a negligibie number
of the available sales vacancies lacked one or more plumbing facilities,
while about 25O of t.he available rental vacancies lacked one or more
facilities. rn an area like pensacola where household growth is ex-pected to be moderaEe, the homeowner vacancy ratio was somewhat in excessof the level representing a balanced supply-demand relationship. Therental vacancJ/ ratio, however, indicated a more substantial over-supply
of vacancies particularly in some structural types and rent ranges.
Rental vacancies were concentratecl in the older rental units, many of
which are conversions to rental use clearly lacking in the amenitiesprovided in the new garden apartments. The new units have had no dif-ficulty in rapidly achieving and maintaining satisfactory occupancy.
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S'aIes llarket

(leneral Market Conditions. The condition of the Pensacola sales housin o5
rurarket has improved somewhat since the 1960 Census, as indicated by the
('urrent and the 1960 homeo\rrler vacancy ratios of 1.7 percent and 2,5
percent , respectivel-'r. 1l-re market f or new sa1 es hcusing is very good
and, aided by control l.ecl production by local buil<.1 ers, appears to be in
gr)od demand-supply balance. Vacancies among existing homes arq for the
ru,)st part, older horrr,,s t lrat ale not comparable in qual ity to the newer
sales housing constrrrcted in the past few years. lleportedly, the recent
r:onsiderable increases in the number of garden-type rental units com-
pleted has drawn ter)flnts [-r,m some of the older single-family houses
that were rented. Since the owners of these vacated single-family units
have experienced difficulty finding tenants, d sizable number of these
units have been placed on the market for sale.

Principal concentraLions of recent additions to the single-family in-
ventory have been in two general areas within the FIMA. Homes built in
subdivi sions in the l-righer sales price ranges ( $l8,OOO to $3OrOOO) have
been constructed primarily in the eastern portion ,:f Pensacola. No
marketability problems are apparent in this sector of the Pensacola
sales market.

Generally, the area northwest of Pensacola in the Crescent Lake, Avon-
dale, and Myrtle Grove areas has been the location for new homes of
moderate price ($12rOOO to $lS,OOO), although some new construction is
at sales prices below this range. Marketability in this segment of the
sales market is good.

Speculative Construction " Surveys of new sales housing conducted dur-
ing the past four years by Ehe FHA Jacksonville Insuring Office reveal
Ehat houses constructed speculatively accounted for a very high propor-
tion of the new houses const,ructed in subdivisions. The proportion of
houses constructed speculatively in 1963 was 68 p€rcent of all comple-
tions. The proportion has risen each year since 1963 to ratios of 76
percent in 1964, 90 percent in 1965, and 93 percent in 1966. Although
the great.est proportion of speculaEive completions was in 1966, Ehe
number of speculative houses completed sras the low,est in any of the
four years; the total number of completions surveyed was also the low-
est of any of the four years. The data on speculative completions are
only generally indical-ive of speculative activity in the single-family
market; the total number of completions surveyed represent.ed only 30
to 4O percent. of Ehe t.otal number of new single-family units authorized
for construction in each of the four years.
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Lrnsold Inventory of Neu Houses. The FHA survey of unsold new houses
completed in 1966 co',ered 23 subdivisions in the Pensacola HMA in which
363 houses were reported to have been completed. Of that number, 21
houses (7 percent) were sold before construction started. 0f the 336
houses built speculatively during 1966r 78 remained unsold as of Jan-
uary 1, L967, representing 23 percent of speculative construction. Of
the 78 unsold houses, 72 had been on the market for six months or less.
An additional 10 new unsold houses in these subdivisions had remained
unsold longer than 12 monLhs. The number of completed units covered
bv the 1967 survey was about 3C percent below the number of units covered
bv the survey of the previous year; this decline in construction actlvity
in subdivisions probably reflects the more stringent mortgage lending
practices and higher interest rates prevalent in 1966.

A summary of the January 1967 survey is shown in tabLe X together with
summaries of the surveys conducted in January L965 and 1966. When com-
paring the three surveys, it should be noted that, while most of the
percentage relationships change little, the number of units covered b;,
the 7967 survey represents a sharp decline from the surveys of the two
Fr(l\riOUS )/earS.

Rental Market

General Market Conditions. The most significant development in the Pen-
sacola rental market has been the substantial addition of multifamily
rental units which began in 1963. Almost 1,000 new multifamily housing
units have been completed in the past three years. Most of the units
have been in garden apartments with rents of about $l2O monthly for one-
bedroom units and $14O a month for two-bedroom units, plus the cost of
utilities. Thus far, these units have been very successful and vacancies
are negligible. The success of the new garden apartments suggests that
effective demand for new rental units is concentrated in the lower ranges
of rent.

The increase in the number of new rental units has contributed to an
increase in vacancies in rental properties thaE are twenty or more years
o1d, including converted residences. These older units rent for consid-
erably less than the newer accommodations, but are clearly inferlor in
terms of unit size and amenit.ies such as air conditioning, swimming
poo1, and equipment. Because of t,hese qualitative differenLials, the
new and highly successful multifamily units are meeting an unsatisfied
element. of demand.

Although the construction of new rental units during the past few years
represent.s a marked divergence from past experience in the Pensacola area,
it. should be noted that roughly three-fourths of the rental inventory
sti1l consist,s of single-family residences. Single-family renter occu-
pancy is customary in the Pensacola HMA and it is likely t.o continue to
be preferred by many families desiring rental accommodations.
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Urban Renewal

Tl-rere are no municipat it itrs in the Pensacola HMA which have certif ied
workable programs. The clty of Pensacola had a workable program which
expired in 1964i application for recertification has not been made.

Publ ic Housins

The city of Pensacola currently administers irr25L public housing units,
of which 7L2 are fedr:rally assisted. Monthly charges ior the units vary,
depending on family si it: dDd income. At present, no additional units
are being sought by ihe Pensacola Housing Authority. An additional 4O
prrblic units are located in the city of Milton in santa Rosa county.

Mil itarv Housins

The Navy currently controls 436 units of family housing in the Pensacola
HMA. Of the totaI, however, 278 units are classified as inaclequate by
the Nav1,. An additional 25o units of appropriated fund housing were ap-
proved in the fiscal year 1966 military construction program and funds
for their construction recently were released. The 250 unit addition
includes 6o two-bedroom units, 80 three-bedroom units and llo four-
bedroom units; 100 units are for officers and 15O units are for enllstedmen. Also, the Navy has leased 32 two-bedroom units that are under con-
struction in the camelot Apartment project and reportedly is seeking
16 additional units in that project.
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Demand for Housing

Quantitative Demand

Demand for additional housirrg in the Pensacola HMA during the two year
period from December 1 , 1966 to December I, 1968 is based on the anti-
cipated increase of about l,OOO households a year, on the number of
housing units expected to be removed from the housing inventory, and
on the desirability of reducing vacancies to a more acceptable level.
ConsideraEion is given aiso to the current tenure distribution and on
the likelihood that the shift of some single-family homes to renter
occupancy will contintre. Giving regard to these factors, it is expect-
ed that about 925 single-family houses can be absorbed during each of
the next two years.

The forecast demand for 925 single-family houses annually is subsEan-
tiaIly below the annual average of almost 1,5OO single-family homes
produced during the past seven years. In view of the lower annual rate
of household growth expected in t.he HMA during the forecast period as
compared with annual growth since 1960 and the desirability of effect-
ing a slight reduction in the level of vacant units for sa1e, a reduc-
tion in the volume of new construction is warranted.

Based on the rate at which new renter households will be formed in the
HMA during the two-year forecast period, on the currcnt level of avail-
able rental vacancies, and on the number of multiftrmily units currently
under consLruction, no additional multifamily units are required, ex-
cluding consideration of demand for low-rent public housing and rent-
supplement accommodations. However, new garden-type multifamily units
have been marketed recently with success and most rrnits have been leased
before construction is complete. Much of the current available vacant
rental inventory is comprised of units twenty or more years old and,
although the accommodations are adequate living quarters, the older units
are inferior to and not competitive with the newly constructed units.
The newer multifamily units have become available only since 1963 and
some of the new units undoubtedly have satisfied a backlog of demand for
more modern multifamily units. In view of the success of the new garden
apartments in the Pensacola area, it is probable tl'rat construction of
multifamily units will continue during the December 1966 to December
1968 forecast period. However, continued construction of multifamily
units at a high level will prevent the correct.ion of the current serious
vacancy problem in the older rental accommodations, and soon will result
in a decline in the absorption of new units. Under these circumstances,
a sharp reduction in construction of multifamily units appears to be
warranted. only rental projects designed to satisfy a specific need
that is not now being met should be prudently considered on their individ-
ua1 merits and their effect on the over-all rental market should be care-
ful ly evaluated .



25-
Although the 25o units of appropriated fund Navy housing may become
available toward the end of the forecast period, they will te pre-
dominantly three- and four-bedroom units largely for occupancy byenlisted personnel who can not afford private uni-ts of that size.
Qual i tati ve Demand

singlq-family Houses. The distribution by price ranges of the an-nual demand for new single-family houses for salr: is-shown in thefollowing table. Recent market experience and the ability to pay,
as measured by current family income and the income-purchase pri""ratio typical in the HMA, are the principal fact,rr" aff"cEing thedistribution. Few, if any, single-family homes can be constiuctedto sell at prices bel"ow $1O,OOO.

Es imated a1 for New Si 1 e- fami I ses
sacola F Housi Market,

December 1. L966 December 1 1968

Sales price Number

e Class

Under $12,5OO
$12,500 - L4,ggg

15,OOO - L7,4gg
17,5OO - Lg,ggg

2O,OOO - 24,ggg
25,OOO - 29,ggg
30TOOO and over

Total

L4|J-

140
185
140

L40
90
90

925

Percent

15
15
20
15

15
10
10

100

The foregoing distribution differs frorir those in table X, which reflects
only selected subdivision experience during the y,ears Lg64, Lg65, and
1966, rt must be noted that the L964,196s, and 1966 data do not in-
clude new construction in subdivisions with less than five completions
during the year, nor do they reflect individual c,r. songract construction
on scaLtered lots. rt is likely that the more ex.pensive housing con-
struction, and some of the lower-value homes: dr€r concentrated in the
smaller building operations which are quite numerous. The preceding
demand estimates reflect all home building and inLdicate a gieater con-
centration in some price ranges than a subdivisicrn surV€y would reveal.



Component,

Total work force

Unemployment
Percent unemployed

Agricul tural employment

Nonagricul tural employment
Llage and salary
0ther

Table I

Civilian Work Force Components
Pensacola. Florida. Housins Market Area

1 958 t966
(Annual Averase s in Thousands)

1958 1959 1960 t96L 1962 L963 t964

l2.o

6
. t/"

61 .8

67.8 69.O 69.5 70.7 69.2 70.2

2.3
3.27"

2.3
3,27"

2.3
3.2%

2,6
3.77"

3.2
4.6%

3.2
4.s%

2
3

2

3
2.3
3.37"

2.6
3.97"

64.3 63. 1 64.3

Jan. -Sept.
t965

72.6

L96s 1966

72.6 12.7

3
.2%

67 .1 67 .t 66.9

3.4 3.2 3.2 3.2 2.9 3.3 3.2 3.2 3.2 3.5

50.2
11.6

63.5
5r.7
11.8

63.7
52.3
11.4

52.t
L2.2

52,L
11.O

53.5
10. 8

66,s
55 .4
11.1

s6.3
10.8

56.2
10. 9

56.7
to.2

Source: Florida fndustrial Commission.



Table lI

Trend of Nonasricult ural Wage and Salarv Emplovment
Pensacola, Flori.da. llousing Market Area

I 958 1966
(Annual Averase in Thousands)

Jan. -Sept.
1958 1959 1960 i96i t962 t963 t964 le65 1965 t966

50.2 52.3

14. O

51.1 52.T 52.1 53 .5 55 . 4 56 .3 56 .2 56.1

1 ndus try

Nonag. wage and salary employ

Manufacturing
Food and kindred products
Lumber and wood products
Chemicals and allied products
0ther manufacturing

Nonmanufac turi ng
Contract construction
Trans,, commun., and pub. util.
Trade

Wholesale
Retai I

Finance, ins., and real est.
Services
Government

Federal

1.O
.8

8.5
3.8

1.O
o

8.2
3.9

.9
o

8.O
3.9

1.O
o

1.2
3.1

L4.t L4.2 t4.3 14.6 14.1 L4.l r4.312.t L3 .1

4t.6 41.5 42.4
4.6 4.8 4.4

(2.1) (2.A)
(9.8) (10.O)

/ 2.1)

L3 .1 t4.6
(1 .4) (1 .9)

i3.9
(i.4)

.9
o

8.8
3.7

q

.9
8.7
J. t

1.O
o

8.6
3.8

t.o
o

9.O
3.8

1.O
q

9.O
3.8

q

.9
9.O
3.8

37.5 38.O 38.3 38.O 37 .9 39.2 40.8

3.1
3.7 4.3 4.9
3.2 3.r 3.1

5.t
3.1

lo. 4
(i.9)
(8.s)
1.9
4.6

12.4
(1 .e)

4.1
3.2

10. 8
(2.O)
(8.8)
I.9
4.8

t2 .6
(8.O)

4.7
3.2

10. 9
(1.9)
(9.O)
2.O
5.O

12.5
(t.t)

4.2
3.2

to.6
(2.0)
(8.6)
2.1
5.O

L2.9
(7 .1)

10.6 lr.o LL.4
(2.O) (2.O) (2.1)
(8.6) (e.o) (e.3)
2.1 2,t '2.2

5.2 5.4 5,7
13.i i3.3 r3.5
(1.1) (7.s) (7.3)

3.1 3.1
11 .9 t2.Oi2.o

2.2 2.2
5.8 6.r

:9.9)
a')

5.8

Source: Florida lndustrial Commission.



Table III

Estimated PercenEa e Distribution of all Families Annual IncomeI

After Deductins Federal Income ilax
Pensacola, Florida, Housiqg I'{4rkeL Area

1966 and 1968

1966
Renter

1968

Annual Income
Under $2,OOO

$2,OOO - 2,999
3,OOO - 3,999
4,OOO - 4,999

5,OOO - 5,
6,000 - 6,
7,OOO - 7,
8,OOO - 8,

Median

AlI
fami 1 i es

10
7

9

11

10
9

10
8

households-l/ householdf /
15
l2
15
L2

999
999
999
999

11
11

7
5

AII
fami 1 ies

10
10

9

9

Renter

9

7

8

9

t4
ti
13
T2

l2
10

9
5

9,OOO - 9,999
IO,OOO - 12,499
12,5OO - L4,999
15,OOO and over

Total 100

$4,7OO

households.a/ Excludes one-person renter

Source: Estimated by Housing Market Analyst.

3
4
3

2

7

11

5
J

4
5
3

2

6

l2
7

4
100

$6,350

loo 100

$6,7OO $5,OOO



Table IV

PopulaLion Trends
Pensacola Florida Housi

cem er 1966
rket Area

AveraEe .annual changes

April 1,
1960

173.829
56,752

LL7 ,O77

December 1,
L966

1950 - 1960 60 - L966April 1,
1 950

LL2,'106
43,479
69,227

I
Area

HMA total

Escambia county
Pensacola
Remainder of countY

131,260 2C.3,376 23L,2OO 7 .2L2

Number Rate9/

4.4

Number t

4,t7s 1.9

3.375
550

2,825

196. 400
60,5OO

135,9OO

6.LLZ
|,327
4,785

4
2
5

3
6
2

1.9
1.O
2.3

Santa Rosa CountY 18,554 29,547 34,8OO l,1oo 4.6 800 2.4

al Derived through Ehe use of a formula designed to calculate the rate of change on a compound basis"

Note: t96O-L966 population changes are rounded.

Sources: l95O and 1960 Censuses of Population.
1966 est.imated by Housing Market Analyst.



Table V

Components of Population Changg
Pensacola Florida. Housins Market Area

April 1 195O to December 1 1966

A Annual
1950- 1 960

HII{A Total
Source of Change

Population change
Net natural increase
Migrat,ion

Population change
Net natural increase
Migration

Populati,on change
Net. natural increase
Migration

al Rounded

Sources:

&/

7,2OO
4,375
2,825

Escambia Countv
6, 10O

3,825
2,27 5

Santa Rosa CounEv

1.100
550
550

1960-L966

4,L7 5
4,725

-550

3,375
3,925

-550

800
800

7;

o

U.S. Census Population Report, Series )?-23, No.
Florida StaEe Department of Health; and
estimates by Housing Market Analyst.



Table VI

Househol d Trends
Pensacola, Florida. Housing Market Area

Aori 1 195O-December 1966

Aver
April 1,

1 9sO

30, 5 1O

1 2 ,801
L7 ,7O9

April 1,
1960

47,344
L6,g2l
30,423

December 1,
L966

55,300
L8,725
36 ,57 5

1950 - 1960

-/

Number Rate9/

L,684
4L2

L,272

19 9
Number Ratee/

6Area

HMA total

Escambia County
Pensacola
Remainder of eounty

35, 185 54,942 64,4OO 1,976 4.5 r,425

L,2OO
275
925

2.4

2.4
L.6
2.8

4.4
2.8
s.4

Santa Rosa County 4,675 '7,599 9, lOO 292 4.9 225 2.7

al Derived through the use of a formula designed to calculate the rate of change on a compound basis.

Note: 1960-1966 household changes are rounded.

Sources: l95O and 196O Censuses of Housing.
1966 estimated by Housing Market Analyst.



Table VII

Trend of Residential Building ActiviEy
Pensacola, Florida, HMA

1958 - 1966

Pensacola
Remainder of
Escambia Co.Year

1958
19 59
1960
1951

L962
I 963
t964
L965

Eleven Months
t965
1966

Sources

400
571
263
313

302
363
452
774

753
283

979
1,116

2,460
I ,9O5
1,189

894

860
1,O1O
1,O16
1,O56

Santa
Rosa Co.

350

200

200
250
275
325

300
250

Total

,362
,623
,743
,155

2,O32
L,649

26o-

826
702
407

400

250

3
2

1

I

I
I
1

2

U.S. Census, C-4O Construction Reportsi
Pensacola Buildlng Inspectori
Escambia County Health Department;
Santa Rosa County esEimated by Housing Market Analyst.



Table VIII

Vacancy Trends
Pensaco 1a Florida Housins Market Area

April 1960-December 1966

Vacancv status

Total housing units

Total vacanE

Availab1e vacant

a/

Sources:

For sale
Homeowner vacancy ratio

I'or rent
Renter vacanty ratio

Seasonal vacant

Other vacanE a/

April 1,
19 50

37,9OL

2,716

1,104

140
o.77"

964
o.)/"

363

L,249

April 1,
I 960

60,929

5,987

3,276

1,OO3
2.57"

2,273
L2.3%

L,A64

L,647

December 1,
1966

70,4OO

6,ooo_

3. OOO

800
1.77"

2,2OO
LO.37"

1 ,3OO

I ,7OO

lncludes dilapidated uniE.s, unitsrented or sold awaiting occupancy,
and units held off the market for absentee orrners or for other reasons"

195O and 1960 Censuses of Housing.
1966 estimated by Housing Market Analyst.



Total residences and aoa{ments

Table IX

Pensacola. Florida. Area Postal Vacancy Su-!Jgj[

October 25-31. 1966

Residences

Total poseible
All

tlnder Total possible t'ndo
de I i'veri es

Under possible \ acant

No. aljsed New const. AII % Used Ne,v lle* const.

The Survey Area Total

Pensacola

Uain 0ffice

Branches:

61.307

s0.647

ro,44t

r6,451

10.660

649 3.9

225 46
20

459 86
321 19

425 224

52t 18

796
165 1

277 1l

187

9 8.6
t6 L7 .6

164 34.6
90 26.9

432
244
386
693

8,

100
74

230

76
153
251

,000
,995
,267

19
t37

24

2.125 4.4 2.330 395

2.186 4.3 1.809 377

359 3.4 357 2

521

347

t1

65

17
21

58.375

48.119

9,557

t5,8t2

10.256

2.169 3.7

1.560 3.4

29t \.O

I .917

L,421

289

2.528

884

252

239

2

88 5.0

74 5.0

- 0.o

s56 19- 0 413 l|i

526 20.8 388 r38

68 1_7 68

272

160

16

,:

12

112

tt2

1. 751

1.486

l3

591

tt2

Stat ion:
East Hill

Myrtle Grove
Naval Air StaEion
I{arrington
lle6t Pensacola

8.2
7.4
4.4

27t
20

545
342

a,327
1s3

6,9L2
7,358

2t6
4

360
234

105
91

474
335

9
I6
99'
89

639

LOt

179 28,O 107

30 7.4 25

4 4.0
12 L6.2
14 5.1

262

381
252

46

21

l8

t52

I3

410 3.O 318

65

5

27

89

58

19

24

65
I

72

5

26

23

4.4

6.3
8.4

5.3

18 3.6

Othet Cities and Touns 539 5.1

16r

180

496

265

Cantonme o t
GuLf Breeze
Mi1 ton

2,100
2,069
6,491

4.0
8.0
4.4

85
156
288

509 5.0 496

81 4.1
154 7.7
214 4.4 4

3
t2
10

108
19

138

2.8
5.3
1.2

t4

3
I

10

dormitories; nor does it cover boarded-up residences o. apailments rhat are nor inrended for occupancy. .

one possible delivery.

Sourcer FHA postal vacancy survey conducted by collaborating postmasrer (s).



Table X

Sales Houses Completed TweLve Months Preceding Each Survey Date
Bv Sales Status and Price Class

Pensacola Flori Housi Market Area

t965 - L967

Sales Price

Under $12,5OO
$12,5OO - L4,999

15,OOO - 17,499
17,5OO - L9,999

2O,OOO - 24,999
25,OOO - 29,999
30,OOO and over

TotaI

Total
completions

37
84
54
60

Jan I t96l

Presold

27

January 1, L966

Total
complet.ed

4
8
1

5

4
5
o

33
76
53
55

Number
unsold

1

7

19
20

Percent
unsold

26
23

100
23

3
9

36
36

109
18

1

105
l3

1

336

27
3
1

363 78

Under $12,50O
$t2,5OO - t4,999

15,OOO - L7,4gg
17,5OO - 19,999

2O,OOO - 24,999
25,OOO - 29,999
3O,OOO and over

Total

98
75
q)

75

89
l5
82
68

L6
11
19
2L

18
t5
23
31

L6
3
5

9

2
10

7

155
16
lo

t39
13
5

4b9 103

31
J

2

22
23
40
2252L 52

January 1, 1965

Under
$l2,5OO

15,OOO
1 7,5OO

1 2 ,5OO
L4,ggg
L7,499
L9,999

$ IO6
62
94
9L

L24
70
23

570

39
36

8

27
to

6

32
29
40
2L

24
o

L7
15

82
62
77
76

7

18
9

13

9

29
L2
L7

2O,OOO - 24,ggg
25,OOO - 29,ggg
30,OOO and over

Total 139

85
34
15

t+3L 90

Unsold Inventory of New Houses conducted by the FHA Jacksonville
Insuring Office.

Source:


